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Courtesy of Alex MacLean, Landslides

• Mixed-use

• Compact

• Buildings of several stories

• Blocks with multiple 

building types

• Street grid

Traditional town plan
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“Modern” town plan

America in the late 20th century
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Traditional neighborhood street
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“Modern” neighborhood street
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Traditional commercial street



“Modern” commercial street
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The 20th century model for 
economic development

• Tax breaks

• Highways
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Lovell Road and I-40 40 years ago

We built highways, expanded them . . .



Lovell Road and I-40 40 years ago and today

. . . and economic development followed.



The economy is changing
and with it, the formula for economic development

What’s happening now?
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Economic growth
20th century vs. 21st century

• Manufacturing economy vs. Knowledge economy

• Chasing smokestacks vs. Chasing talent 



The 21st Century Economy

• Creativity, knowledge, innovation

• Importance of networking, interaction

• Demand for skilled workers

“A region’s most important source of competitive 
advantage is its workforce. . . it’s the pool of talent 
that attract firms, particularly in the knowledge 
economy.” 

-- Ania Ania Wieckowski, 
Harvard Business Review, May 2010



“Talent is replacing the tax incentive 
as the No. 1 economic-development 

tool in America.”

Mark Wilson, president and CEO
Florida Chamber of Commerce

Quoted in Palm Beach Post, 
June 9, 2016
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Demographic Change
20th century vs. 21st century

Retirement of the Baby Boom

Rise of the Millennials

Smaller households

Changing preferences



Generations
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Silent or Greatest?

Baby Boomers

Gen X

Millennials



Millennials now largest share of the work force



Millennials are different
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Millennials



Millennials

“We can all agree that 

Millennials are the worst.”

Philip Bump, The Atlantic, March 25, 2014



Millennials

They follow lifestyle, 
not jobs.

Millennials choose 
where to live before 
finding a job.

Of all college-educated 25- to 34-year-olds 

64% looked for a job after they chose the city 

where they wanted to live.

(U.S. Census)



They want urban living
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They want 
experiences 
more than 

things.
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And they 
don’t 

seem to 
want cars

THE CHANGING MARKET



Preferences: Transportation

Millennials are driving less

– From 2001 to 2009, the average annual number of 
vehicle-miles traveled by people ages 16-34 
dropped 23 percent. 
(source: National Household Travel Survey)

– 26 percent lacked a driver's license in 2010, up 5 
percentage points from 2000 
(source: Federal Highway Administration)
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Millennial housing preferences

Millennials especially are trending away from 
traditional suburbs

– 47% would prefer to live in a city or a suburb with 
a mix of houses, shops, and businesses

– 40% would prefer a rural or a small town

– 12% say they would prefer a suburban 
neighborhood with houses only

National Association of Realtors
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“We just know that in the summer, everybody 
is going to be congregating where we live. It’s 
just really exciting for us to be here, and we 
see it as a great value because of that.”

"We're happy to pay a slight 

premium to be close to all these 

things that enrich our lives." --

Downtown resident Ziev Beresh



Boomers are a different kind of Senior 
Citizen
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“Adulthood II”

Boomers not ready for the rocking chair

– Today’s retiree can live past 90

– “These additional 31 years of expected life have 
not been just tacked on at the end . . . Today’s 65-
year-olds are starting new careers or continuing 
old ones, traveling around the world, and eloping 
with new loves, in a stage of life we are calling 
‘Adulthood II.’”

- cultural anthropologist Mary Catherine Bateson,
quoted in ULI report



Boomers and housing

Boomers are downsizing

– Increasing numbers, smaller households

– The number of senior households will grow twice 
as fast as all others over the next couple decades 
(A.C. Nelson)

– Shrinking, aging households will be a source of 
supply of SFD housing, and demand for smaller 
and multi-family housing



• From 1990 to 2010, downsizing households (with residents 65 
and older) made up 20 percent of new housing demand. But 
over the next 20 years they will account for 85 percent of the 
demand share.

• Market research shows this segment prefers smaller homes 

on smaller lots or attached options.
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Source: Nelson.

Boomers and housing

Aside:

They’re not that interested in moving 
to “retirement communities.”

Average age entering senior housing 
used to be 70 – now it’s 86.



Boomers and transportation

Turning in their keys

– Using local buses and trains more (source: National Household 

Travel Survey)

– Bike trips increased 64 percent between 2001 and 
2009. (AARP)



“Americans Prefer to Live in Mixed-Use, 
Walkable Communities” 

-- National Association of Realtors 
(October 2013):

• 78 percent say neighborhood is more important than the 

size of the house

• Fifty-seven percent would forego a home with a larger yard 

if it meant a shorter commute to work

Source: Oct. 2013 Consumer survey conducted for the National 
Association of Realtors



Occupied Housing Demand-Supply 
Mismatch 2011

Source: Adapted from American Housing Survey 2011 by Arthur C. Nelson, University of Arizona.
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Why this is probably not 

a short-term fashion,

but a structural change
(We’re getting steadily older – not just individually, 

but as a whole)



Changing household composition
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So household composition will be 
different in the 21st century, even if 
Millennials revert to the choices of 

earlier generations
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All this has big implications for real 
estate
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“ . . . the old model of the 
isolated suburban office park 
is going the way of the fax 
machine.”

-- Angie Schmitt, 
StreetsblogUSA

“Walkability and activated 
environments are at the 
top of many tenants’ list 

of must haves”



There is a price/value premium 
for walkable places
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•Sources: “Walking the Walk” by Joseph Cortwright, CEOs for Cities and 
“The Walkability Premium in Commercial Real Estate Investments” 

by Gary Pivo and Jeffrey Fisher

Applies to residential real estate -

Above-average walkability:

 $4,000 to $34,000 more in home sales 
price

There is a price/value premium 
for walkable places (residential)



Greater walkability: 

 1% to 9% 
increase in 
commercial 
property value 
depending on type; 
also higher incomes 
and lower 
capitalization rates

•Sources: “Walking the Walk” by Joseph Cortwright, CEOs for Cities and 
“The Walkability Premium in Commercial Real Estate Investments” 

by Gary Pivo and Jeffrey Fisher

Applies to commercial real estate -

There is a price/value premium 
for walkable places (commercial)
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2016 study update ranks the top 30 

US metropolitan areas in walkability

Key findings:

• All 30 metros show rental rate premiums 
for walkable urban office, retail and rental 
multi-family.

• Average is 74% over their drivable sub-
urban competition.

There is a price/value 
premium for 
walkable places

• All 30 metros have seen walkable urban market share gains between 2010-2015 in 
occupied space while drivable sub-urban has seen market share losses .
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It’s not just big metropolitan areas, but small 
towns too

“The same demographic and market trends 
that are driving a return to big cities can 
also boost the prospects of smaller cities 
and towns surrounded by suburbs and 
countryside.”  

-- Robert Steuteville, Small cities and towns are urban 
places, too - Better! Cities & Towns

Westchester PA – 2007 (CZ photo)



64

“About 10 percent of Americans would like to live in 
mixed-use small towns, but don't.” -- Robert Steuteville

The Other Walkable Urban Trend



Economic development is increasingly a 

competition over placemaking.

And that 

means 

walkable

places.



How communities 

develop affects 

government expenditures
and revenues.



Infrastructure and services



Development affects costs

Compact development offers efficiencies in 
delivering services.

– Police and fire departments have less area to cover.

– Fewer miles of road to 
cover for trash pickup, 
school buses.

– Fewer miles of water and 
sewer pipes to maintain.



Costs vary with Density
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A scenario analysis tool

A fiscal impact model focused 
on the relative effects of 
sprawl versus compact 
development



Source: US EPA, OSC. Protecting Water Resources with Higher Density Development. 2006.



Fiscal Impact Analysis Sites

• Madison, Wisconsin

• West Des Moines, Iowa

• Doña Ana County, New Mexico

• Macon, Georgia

• Indianapolis, Indiana

• Battle Creek, Michigan

• Kalamazoo, Michigan

• Rifle, Colorado

• Chattanooga, Tennessee (underway)



THE COMPACT DEVELOPMENT SCENARIO 
REDUCES CITY EXPENDITURES

$10,000,000

$11,000,000

$12,000,000

$13,000,000

$14,000,000

$15,000,000

Total Projected Annual City Costs of Pioneer District 
Development at Build-Out in Today’s Dollars

Low Density Base Compact



MACON MODEL PROJECTS THAT MOVING FROM 1 UNIT PER 
ACRE (NET) TO 16 REDUCES PER CAPITA COUNTY COSTS BY 25%
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Economic development is increasingly a 

competition over placemaking.

Leveraging what you’ve got.  

Public spaces.  Legacy buildings.  Natural 

features.  Historic resources.

Walkability.
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Building a great place to live, work, and play IS 
an economic development strategy.



Thank you

Christopher Zimmerman


